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DUTCH MORTGAGE MARKET

Total mortgage market continues to
grow 
In general, the mortgage market hasn’t
changed significantly since our Q2 2025
report. Most of the trends we addressed
in our previous report have continued.
Although, it is worth mentioning that the
total residential mortgage debt in The
Netherlands has surpassed the € 900 bn
mark, indicating that the mortgage
market has tripled in the past 25 years. 

Turning tides for spread compression on
longer maturities?

The Dutch mortgage market remains robust, with outstanding residential mortgage
debt now exceeding €900 billion. One development stands out for investors: relative
spread compression in 2025, with spreads on 20- and 30-year fixed mortgages
tightening compared to 10-year fixed terms, although the spread compression may
have bottomed out. At the same time, the 10-year fixed segment has reached a
record 77% share of all applications, reflecting clear shifts in borrower behaviour and
the dynamics of the fixed-rate curve.

Total outstanding residential mortgage debt exceeds EUR 900 bn
10Y fixed market share for applications sets a new record at 77% of all applications
Spread difference between 20Y and 10Y fixed rates past the negative tipping point
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Figure 1: Residential mortgage debt 

Source: DMPM analytics, CBS 

Increasing application volumes have
(temporarily) come to a halt 
In Q3 the mortgage market broke with
the trend of increased application
volumes since Q4 2023. Whether this is
an indication of the market slowing
down remains to be seen. The lower
volume of applications is mainly due to
low application volumes in August of
only EUR 8.7 bn, the lowest since August
2024. Most likely the result of the
summer holiday season. 

Figure 2: Mortgage applications per loan type (€)

Source: DMPM analytics, HDN 

Figure 3: Mortgage applications per loan type (%)

Market share of 0-10Y fixed breaks
last quarters record 
In the previous Quarterly Update we
reported the highest market share (83%)
of 0-10Y fixed mortgage applications
since 2017. Q3 2025 sets a new record
at 85%, where the 10Y fixed bucket
alone contributed 77% in this quarter
(compared to 75% in the previous
quarter). 

Source: DMPM analytics, HDN 
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Figure 4: Applications per fixed interest rate period
(€)
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Source: DMPM analytics, HDN 

Figure 5: Applications per fixed interest rate period
(%)

Stabilization of loan porting
continues 
The share of ported loans in the
purchase market seems to have
stabilized just below 30% as mentioned
in our previous quarterly update. The
expectation that this market will remain
stable at least until 2026 remains
unchanged. 1 

1] A serious drop in the portability market is not
expected until 2026, ten years after the mortgage
market bounced back from the poor years between
2008 and 2016 with very low origination volumes.
Since 2016 most originated mortgage loans had 20Y+
fixed interest rates. After 2026 part of the mortgage
portfolio will start having a remaining fixed interest
period shorter than 10 years. As a result, consumers
will then consider not to benefit from their portability
option and prefer a new fixed interest rate term of 10
years.

Source: DMPM analytics, HDN 

Figure 6: Market share for loan porting

Spread development 
After the peak at the end of 2022 of
5.0% for 30Y fixed 100% non-NHG,
interest rates for residential owner-
occupied mortgages have moved
between 3.2% and 5.0% since. The
difference between NHG and non-NHG
100% LTV loans typically is around 40
bps. Since June 2024, the ECB has
gradually lowered its key policy rate
from 4% to 2% which eventually had its
effect on the mortgage rates with
shorter fixed interest rates. As
mentioned in the first section of  
quarterly report Q3 2025 the inverse
curve has turned into a positive swap
curve again.
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Figure 7: Borrower rate NHG mortgages 

Source: DMPM analytics, HDN 

Figure 8: Borrower rate non-NHG (100% LTV)
mortgages 

Source: DMPM analytics, HDN 

With consumers and their brokers
opting for 0-10Y fixed mortgage loans, it
raises questions about the impact on
the spread over swap for various fixed
interest rates. It could be argued that
spreads on longer fixed-rate periods will
come under pressure if the market is
relatively small and the differences
between short and long fixed-rate 

periods increase, causing even more
customers to opt for a short fixed-rate
period. Is this what we observe? 

We determined the spread over swap
for the three dominant fixed interest
rates in the market: 10Y, 20Y and 30Y,
where we compared the top-5 interest
rates offered for each fixed mortgage
rate with swap rates using 7Y IRS for 10Y
fixed mortgage rates, 13Y IRS for 20Y
fixed mortgage rates and 15Y IRS for
30Y fixed mortgage rates. The spread
levels over time are presented in the
figures below. It can be concluded that
spread levels have stabilized since April
this year. Spreads on the longer fixed
interest rates indeed seem to have
decreased faster in 2025 compared to
their representative shorter fixed
interest rates.   
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Figure 9: Spread top 5 interest rates NHG over IRS 
mortgage rates 
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Source: DMPM analytics, HDN 

Figure 10: Spread top 5 non-NHG (100% LTV) over
IRS 

To make this statement more obvious,
we created two graphs (again for NHG
and non-NHG 100% LTV) where we
deducted the 10Y spread from the 20Y
spread and from the 30Y spread. The
results in the graphs below indicate that
since the beginning of 2025 the spread
difference shrank from 10 bps to -5 bps
in July this year if we look at the NHG
segment and compare 20Y fixed spread
to the 10Y fixed spread. In the 100% LTV
egment we observed both the 20Y and
the 30Y spread moving below the
spreads on 10Y fixed mortgages in April
and July. 

Fortunately for investors aiming for long
duration mortgages, the bottom
appears to have been reached. A
situation where spread levels easily
surpassed the 200 bps, like in June 2022
when the spread levels exceeded 200
bps for 8 consecutive months does not
seem likely, however.   

Source: DMPM analytics, HDN 

Figure 11: Spread difference NHG 20Y vs 10Y and
30Y vs 10Y 

Source: DMPM analytics, HDN 

Figure 12: Spread difference non- NHG (100% LTV)
20Y vs 10Y and 30Y vs 10Y 
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This document is exclusively intended for profes- sional
investors as defi ned under the laws and regulations
that apply to the recipient and user of this document. It
must not be distributed to or used by any person or
entity in any jurisdiction or country where such
distribution or use would be unlaw- ful. This document
is not intended for use by any person in any jurisdiction
where such publication or availability is prohibited due
to the person’s nation- ality, residence, or other
reasons. 
No liability for damages DMPM is not liable for any loss
or damage arising from the use of this document,
including but not limited to direct, indirect, incidental,
or consequen- tial damages.
Opinions, not facts 
The information contained in this document represents
the views of the authors and should not be interpreted
as factual statements or profes- sional advice. Although  
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To stay up to date with our publications,
follow DMPM on LinkedIn

For more insights and information about our
services, visit our website: www.dmpm.nl

For questions about this publication or about
our services, feel free to reach out to Arno, the
author of this article at Arno.Dries@dmpm.nl
or +31 (0)6 41 85 22 32

the authors consider the information to be reliable, it is
provided without any warranty of accuracy,
completeness, or timeliness.
Information subject to change The content of this
document is subject to modifi ca- tion without prior
notice. 
No obligation to update DMPM is not obligated to
update the information contained in this document. 
No investment advice This document aims to off er
professional investors insights into the expertise of
DMPM and does not serve as investment advice.
Nothing within should be regarded as a solicitation or
off er to buy or sell any fi nancial instruments. The
information provided does not constitute fi nancial,
legal, accounting, or tax advice.
No consideration of individual needs The information
contained herein does not account for the investment
objectives, specifi c needs, or fi nancial circumstances
of any individual. It should not be considered a 

complete statement on any matter and should not
be relied upon as such. Any reliance on the
information is at the sole risk of the recipient.
Past performance and risks Past performance is not
a reliable indicator of future results. Investments
carry risks, including the po- tential loss of principal.
Mortgage-backed securities may be sensitive to
interest rate changes, subject to early repayment
risks. There is no guarantee that the guarantor will
fulfi ll its obligations, regardless of the presence of
other garantors, be they private or public. 
Intellectual property rights All rights to the
information in this document are and will remain the
property of DMPM. This docu- ment may be
reproduced or published only when citing DMPM. 
Acceptance of terms By accessing this document,
you agree to the terms described above. 
Affiliation DMPM B.V. is a member of the Blauwtrust
Groep.

For more information Get in touch
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